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APPLICANT AND LANDOWNER: Kipp and Terri Hill 
ENGINEER: AW 
 
REQUEST: The Hills have submitted an application for a 2-lot subdivision on 80 acres located at 6705 N 
1000 E near Tetonia across from Dry Ridge Ranch, just east of the City of Tetonia. The area is zoned ARR-
2.5, and the proposed lot sizes are 25 and 54 acres. North Leigh Creek runs through the southern 
portion of the property, and subsequently the property is within the 100-year Floodplain and the 
Wetlands and Waterways Overlay.  
 
APPLICABLE COUNTY CODE: Subdivision Concept Plan Review pursuant to Title 9, Chapter 3 Teton County 
Subdivision Ordinance, (revised 5/16/2013) including 9-3-C-2-B for concept review, Teton County 
Comprehensive Plan (A Vision & Framework 2012-2030). 
 
LEGAL DESCRIPTION: TAX #6903 SEC 30 T6N R46E; RP06N46E303750 
LOCATION: 6705 N 1000 E 
ZONING DISTRICT ARR – 2.5 Acre Min. Lot Size 
PROPERTY SIZE: 79 acres

 
Figure 1. Vicinity Map 

 
 
 
 
 
 
 

CONCEPT PLAN REVIEW PUBLIC HEARING 
BY: AW Engineering 

FOR: Clearwater Reserve Subdivision 
WHERE: 6705 N 1000 E (Near Tetonia) 

PREPARED FOR: 
Planning and Zoning Commission  
Public Hearing—October 10, 2023 
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Figure 2. Aerial Image 

 
The aerial image above indicates the location of the existing 100-year Floodplain on the southern portion 
of the property.  
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Figure 3. Concept Plat – indicates the existing development and driveway 

 
PROJECT BACKGROUND 
A Pre-application conference was held with the applicant and Planning staff on January 5, 2022. An 
application for Concept review was received on January 5, 2022.    
 
The first step in the subdivision process is a Concept Plan Review. A public hearing before the Teton County 
Planning and Zoning Commission is required for this proposal because of the overlays present.  
 
The concept application was originally submitted in January of 2022 and a hearing was scheduled for 
January 11, 2022; however, it was postponed due to change in family ownership. The proposal changed 
from a 10 lot subdivision to 2 lots. The applicants have prepared all materials and studies for preliminary 
plat if approved. The legal notice for this application noticed it as Preliminary Plat because it was believed 
Concept Review had been completed in January of 2022.  
 
OVERVIEW OF CONCEPT APPROVAL 
A Concept review with the Planning Administrator or Planning and Zoning Commission is the required first 
step in the development process. The purpose of this review is to:   

1. Acquaint the applicant with the procedural requirements of the TCC  
2. Provide for an exchange of information regarding applicant’s proposed development ideas and 

the regulations and requirements of the TCC, the Master Plan, and other subdivision requirements 
3. Advise the applicant of any public sources of information that may aid the applicant or the 

application, and identify policies and regulations that create opportunities or pose significant 
restraints for the proposed development 
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4. Review the sketch plans, if any, and provide the applicant with opportunities to improve the 
proposed plan in order to mitigate any undesirable project consequences 

5. Review the compatibility with nearby land uses, either proposed or existing  
6. Provide general assistance by County staff on the overall design of the proposed development 

 
It is not to determine the exactness of each item required in the checklists of the Preliminary and Final 
Plat processes. 
 
KEY ISSUES 
The County has solicited comment from other agencies and entities.  

 ROADS & UTILITIES: TETON COUNTY PUBLIC WORKS 
o Driveway for Lot 1 is existing. Driveway location for Lot 2 was approved. No additional 

access permits will be approved for this subdivision.  
 

 TETON COUNTY FIRE MARSHAL:  
o A two lot subdivision does not trigger the need for fire suppression.  

 
 WASTEWATER TREATMENT: EIPH 

o EIPH gave preliminary approval October 25, 2022.  

 
SPECIFIC REQUIREMENTS FOR PUBLIC HEARING NOTICE 
Idaho Code, Title 67, Section 67-6509, 67-6511, 67-6512, and Title 9, Section 3-2-(B-2) of the Teton County 
Code. The public hearing for the Planning & Zoning Commission was duly noticed in the Teton Valley News 
on September 20, 2023 and September 27, 2023. A notification was sent via mail to surrounding property 
owners within a 300-foot buffer area on September 6, 2023. A notice was also posted on the property 
providing information about the public hearing on September 25, 2023.  
 
COMMENTS FROM NOTIFIED PROPERTY OWNERS AND PUBLIC AT LARGE 
No public comment received as of 10/3/23.  
 
CRITERIA FOR APPROVAL 
For approval of Concept Review of a proposed subdivision (9-3-2(B-4)), the County shall consider the 
objectives of Teton County Title 9, application materials, and in a general way, at least the following: 

 

Objective:  1. The conformance of the subdivision with the Comprehensive Plan 

Applicant Comments: 

 
Staff Comments: This application meets the requirements of the current A/RR 2.5 zoning district. The 
development would be in compliance with the current building codes, meet the required density, fit in 
with the rural community character, all height, scale and other applicable standards will be met.   
 
The 2012-2030 Comprehensive Plan places this in the Wetland & Waterways Corridor and Foothills. A 
two lot proposal can meet these future land use characteristics.  
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Objective: 2. The availability of public services to accommodate the proposed development. 
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Applicant Comment: 

 

 
Staff Comment:  
Applicant states that there will be a limitation of public services. Due to the scale of the subdivision, no 
public services will be required at the time. No fire suppression for this development is required because 
it is for fewer than 3 lots.  
 

Objective: 3. The conformity of the proposed development with the Capital Improvements Plan (CIP). 

Applicant Comment: 
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Staff Comment: 
All applicable fees based on the Impact Fee Program (2008 CIP) will be assessed at the time of building. 
The 2008 adopted CIP indicated this area was suitable for 300 units per 100 acres or .3 du/ acre. 2 lots 
per 80 acres could meet this density ratio. ADUs will not affect the ratio beyond what was considered.  

   
Figure 6. 2008 CIP Densities 

Objective: 4. The public financial capability of supporting services for the proposed development. 

Applicant Comment:  

 
Staff Comment: 
A fiscal impact study is not required for subdivisions less than 20 lots. It appears this proposal is 
supportable.  

Objective: 5. Other health, safety, or general welfare concerns that may be brought to the County's 
attention. 
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Applicant Comment: 
N/A 

Staff Comment:  
There is floodplain present on the property. Building envelopes at Preliminary Plat will keep 
development outside of the floodplain if possible.   

 
CONSIDERATIONS: 
 
CONDITIONS OF APPROVAL: 

 
PLANNING & ZONING COMMISSION ACTION:  
A.  Approval of the Concept Plan, with the possible conditions of approval listed in this staff report, 
having provided the reasons and justifications for the approval. 
B.  Approval of the Concept Plan, with modifications to the application request, or adding 
conditions of approval, having provided the reasons and justifications for the approval and for any 
modifications or conditions. 
C. Denial of the Concept Plan application and provide the reasons and justifications for the denial. 
D.  Continue to a future PZC Public Hearing with reasons given as to the continuation or need for 
additional information. 
 
MOTIONS 
The following motions could provide a reasoned statement if a Commissioner wanted to approve or deny 
the application: 
APPROVAL  
Having concluded that the Criteria for Approval of a Subdivision Concept Plan found in Title 9-3-2(B-4) can 
be satisfied (with the inclusion of the following conditions of approval: …) 
 I move to APPROVE the Concept Plan for Clearwater Reserve Subdivision Concept Plan as described 

in the application materials submitted January 5, 2022 and as updated with additional applicant 
information attached to this staff report. 

 
DENIAL 
Having concluded that the Criteria for Approval for Clearwater Reserve Subdivision Concept Plan found in 
Title 9-3-2(B-4) have not been satisfied, I move to DENY the for Clearwater Reserve Subdivision Concept 
Plan as described in the application materials submitted January 5, 2022, and as supplemented with 
additional applicant information attached to this staff report. The following could be done to obtain 
approval: 

1. … 
 
CONTINUATION 
I move to continue the public hearing for Clearwater Reserve Subdivision Concept Plan in order to obtain 
additional information from the applicant or other agencies to the following hearing date and time… 
 

ATTACHMENTS:  
A) Application (6 pages) 
B) Narrative (4 pages) 
C) CCRs (3 pages) 
D) Aquatic Resource Inventory (35 pages) 
E) Floodplain Report (28 pages) 
F) EIPH Letter (6 pages) 

G) NRA (21 pages) 
H) Concept Plan (1 page) 
I) Development Agreement (15 pages) 
J) Public Works Comments (1 page)  
K) Driveway Plans (1 page)

 
End of Staff Report 

 


